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LANGLEY MALL MASTER PLAN & REZONING RATIONALE

SITE:

The Langley Mall site located at 5501 204th St and 20300
Douglas Cres., City of Langley, is bound by Douglas Cres on the
north, 203rd St to the west, 204th St to the east, and a private
lane along the south property line. The site is currently comprised
of one large contiguous retail building with multiple CRU
tenancies at the south of the site and one small retail building
(Tim Hortons) located at the north-west corner. The site is
otherwise covered with at-grade parking and encumbered by a
number of easements and no build agreements related to the
existing commercial uses. Sitting on approx. 36,500 sq.m., the
property is neighboured by the Langley Lions and Langley Lodge
to the south, City of Langley City Hall and residential buildings to
the north, along with a mix of commercial and residential uses to
the east and west. The property is relatively flat throughout, with
only 0.3-0.6m in grade change across the site

"HIGH STREET" CONCEPT

MASTER PLAN:

In working closely with the City of Langley’s Development
Services Department and Department of Engineering, Parks, and
Environment through multiple pre-application master plan
submissions, the design team has developed a cohesive and
exciting plan to invigorate this iconic downtown Langley property.
When built-out, the site will provide thousands of units of housing,
employment opportunities including office space, a welcoming
high-street, and a variety of greenspaces and public amenities.

As identified in the OCP, this site is within the transit oriented core
that establishes the intent to create a vibrant transit-oriented area
with transit-supportive density and a mix of uses in close
proximity to the future SkyTrain terminus station and existing
high-frequency bus transit.

The project is influenced by other successful master planned
urban centre developments across British Columbia and North
America, whilst closely following the City of Langley’s OCP vision
for the site. The master plan follows the four Urban Design
Principles in the OCP: people-friendly buildings and streets; great
public spaces; inclusive, memorable and sustainable design and
good neighbour adjacencies. The relationship of commercial,
office and residential uses has been carefully curated for lasting
success. The Master plan centres around the four quadrants
divided by the "high street”, a pedestrian-focused retail and
restaurant row with engaging public amenities and art ending in
the park at the south end.
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LANGLEY MALL MASTER PLAN & REZONING RATIONALE

GENERAL FORM & CHARACTER GUIDLINES
(OCP 1-7) Pedestrian Circulation + Accessibility

The development seeks to tie into and extend existing
street networks and infrastructure with the introduction of
private roads adjoining adjacent streets. This dissects the
development site into a finer grain block pattern with
smaller sites and buildings, with publicly accessible
streets, lanes and walkways running through them.
Clearly defined and well-lit pedestrian connections will be
provided between buildings, pedestrian spaces, the main
park and restaurant row to connection points outside the
site. Infrastructure upgrades have been incorporated in
the off-site civil works to accommodate the new cycling
path along Douglas Cres, as well as dedications along all
road frontages. Applicants will work through the detailed
DP applications for each phase to ensure appropriate
secure bicycle parking adjacent to building entries;
primary pedestrian will be well lit and visible and are
linked to a comprehensive pedestrian network. The site
design encourages access to buildings and open spaces
through on-site pedestrian routes. Transitions between
the public, semi-public, semi-private and private realms
have been defined to enhance both the privacy of
residences and the pedestrian experience.

(OCP 8-19) Building siting + Orientation

The building volumes are aligned to front on and engage with public and
internal streets. The massing along Douglas Cres aligns commercial
spaces with the public interface of the busier street. Corner cuts and
larger public plazas front the main retail spaces along Douglas and
provide an opening into the site from the north. The “high street” running
through the middle of the site draws pedestrians into the “market row”. A
pedestrian friendly street of shopping and restaurants, the building
architecture along the “high street” will respond to the street and engage
the public through a multitude of open and activated spaces. The building
mass is orientated in a north-south direction to limit the shadowing on
adjacent sites and public outdoor areas and to minimize the impact to
daylight access, sunlight and ventilation, whilst maintaining visual privacy.
Podiums have been incorporated in the two northern commercial blocks
within the site. This locates commercial and office spaces closer to the
busier streets and the transit hubs and provides a buffer to the
residentially focused southern quadrants. The podiums create large
outdoor courtyards for the residential towers. These semi-private amenity
and landscape spaces create opportunities for play and add community
value to the project. The building scale has been sensitively considered to
transition from the Langley Lions, utilizing 10 story volumes stepping up
to the full 14 storeys in the SE and SW quadrants. All buildings maintain
80’ separation above 10 floors.

(OCP 20-27) Vehicular Access + Parking

Loading and parkade entrances have been located off the
lane or internal streets, maintaining the higher quality of
building interface with external streets. Parkade access
and projections have been minimized. The two north
quadrants parkade and loading access face south to the
internal street and are wrapped in ground floor
commercial. The two southern quadrants parkade access
are off the lane. Small amounts of on street parking and
short-term loading are located on the internal east/west
road.

(OCP 2—-44) Massing + Articulation

At this Rezoning level submission, the design team has
incorporated "good neighbour transitions" by stepping
building heights and massing to relate to adjacent
buildings and open spaces to soften height transitions as
discussed with the City of Langley Development Services
Department during the master planning process. Further
Architectural articulation and adherence to the OCP
guidelines under this section will be addressed during the
Development Permit application process.

1. CIRCULATION THROUGH SITE

provide access across the site

by interal roads, the linear park and widening the rear lane

o

future skytrain
station

4. COMMERCIAL PODIUM

office tower provides employment and transitions the site

towards future SkyTrain development

2. INTERNAL ACCESS

provide access to parkade and loading
from internal roads only

5. RESIDENTIAL DENSITY

building massing and heights allow
for thousands of residential density

3. COMMERCIAL RELIEF

soften street edge along commercial fronts,
encourage activity and movement into green space

6. HEIGHT TRANSITION & GREEN SPACE

reduce storeys along residential edge and
increase natural spaces for social interactions
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LANGLEY MALL MASTER PLAN & REZONING RATIONALE

PUBLIC OPEN SPACE

(OCP 69-74.12) The site is reimagined with a focus on public enjoyment, and contains a variety
of open spaces designed to cultivate inter-site travel, play and exercise, community building,
relaxation, and shopping and dining experiences. These outdoor spaces begin at the north-east
and north-west corners of the Douglas Cres intersection, offering public plaza space and
drawing in visitors. The public spaces continue down the “high street” to the large greenspace.

The public retail “high street” contains pavilions that create activity nodes and visual interest. The
landscape design of the public plazas and corner spaces contain public art and significant
hardscape which facilitate flexibility of uses and ease of travel. They are accessible and contain
engaging seating and other uses. The streets are lined with trees to define pedestrian spaces
and provide comfort, shade and interest.

The main public open park space is located at the end of the "high street" as a public amenity to
draw visitors through the site and provide amenity space for the surrounding residential
buildings. The park has excellent sightlines into, through, and out of this space, following
CEPTED best practices. It will contain public art as well as areas for both play and leisure.

PLAYGROUND

COMMUNITY GARDEN

PUBLIC PLAZA

OUTDOOR GYM

BBQ
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PERSPECTIVE

VIEW FROM NORTH-WEST CORNER
VIEW FROM SOUTH-EAST CORNER
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ARCHITECTURE INC.

220 Units
225 Units
445 Units

4,789.98 sq it
9,579.96_sq it

445 m
890 m

7,076.14 m
69.35 m
7,006.79 m
38,918.75 m
36,230.57 m

Provided
Provided

76,167.53 sq ft
74647 sqft
75421.06 sq ft
418,92142 sqft
389,985.87 sq ft
4,789.98 sq ft
9,579.96_sqft

sw2

175 Acres
0.02 Acres
1.73 Acres
5
5.12
445 m
890 _m
1
15,262.67
15,316.67

SW.

SOUTH-WEST QUADRANT

SITE AREA
GFA CALCULATION SUMMARY.

Total Site Area
Total Gross Site Area

Total Net Site Area

FLOOR SPACE RATIO (FSR)
Maximum FSR

Maximum Floor Area
Proposed FSR

Proposed Floor Area
‘Amenity Interior req
Amenity Exterior req
Apartment Building SW 1
Apartment Building SW 2
Total Number of Units
RESIDENTIAL (sq ft)

UNITS

14,921.54
14,948.67
13,012.00
13,012.00
2,168.67

203,676.24

9,464.21
9,007.17
1,501.20

191,099.62

15 (Mechanical)

1214
Subtotal

Secscoea!

Xt

A-0.008

CEDAR COAST
CEDAR LANGLEY
5501 204TH ST

CITY OF LANGLEY, BC
SITE DATA
21580
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225 Units
220 Units

445 Units

394,775.85 sqt
394,775.85 sq ft
478998 sq it
957996 sq it
394,775.85 sqt
394,775.85 sq ft

445 m
890_m

711241 m

10338 m
7,009.03 m
39,118.26 m
36,230 57 m

Provided
Provided

76,558.00 sq ft
1,112.80 sqft
7544520 sq it
421,069.00_sq ft
389,985.87_sq ft
4.789.98 sqft
9,579.96 sqft

SE2
15,262.67
15,316.67
9,464.21
9,007.17
1,501.20
191,099.62

176 Acres

0.03 Acres

173 Acres
50

5.09

445 m

890_m

SE1
14,921.54
14,948.67
13,012.00
13,012.00
2,168.67

203,676.24

15 (Mechanical)

1214
Subtotal

SOUTH-EAST QUADRANT

SITE AREA

GFA CALCULATION SUMMARY.

FLOOR SPACE RATIO (FSR)

Maximum FSR
Apartment Building SE 2

Total Residential area

[omrcra
Total Site Area
Total Gross Site Area
Total Net Site Area
Maximum Floor Area
Proposed FSR
Proposed Floor Area
Amenity Interior req
Amenity Exterior req
Apartment Building SE 1
Total Number of Units
RESIDENTIAL (sq ft)
Total Residential area

[Fomrcra

UNITS




NORTH-WEST QUADRANT OPTION 1
SITE AREA Integ ra

Total Site Area
ARCHITECTURE INC.

OFFICE BUILDING
NW1 AP. BUILDING
NW2 AP. BUILDING

Total Gross Site Area 2.96 Acres 128,938.04 sq ft 11,978.64 M o
icati 0.07 Acres 2,988.58 sq ft 277.65 m

Total Net Site Area 2.89 Acres 12594946 sq ft 11,700.99 m

FLOOR SPACE RATIO (FSR)

Maximum FSR

Maximum Floor Area 550 709,159.22_sq ft 65,882.50 m

Proposed FSR

Proposed Floor Area 430 553,972.48 sq it 5146530 m

Amenity Interior req 390_m 4.197.96_sq ft Provided 390_m 419796 sq it

Amenity Exterior req 780 _m 8,39592 sqft Provided 780 _m 8,39592 sq it

UNITS

Apartment Building NW 1 116 Units

Apartment Building NW 2 274 Units

Total Number of Units 390 Units

GFA CALCULATION SUMMARY

RESIDENTIAL (sq ft) COMMERCIAL (sq ft)
NW 1 NW2 NW (Including Office Building)

Level 1 3,24153 3,024.63 71,928.78

Level2 = - ,

Level 3 8,408.00 21,020.87 22,406.04

Level 4 8,408.00 21,020.87 -

Level 512 8,408.00 21,020.87 12,279.79

Level 13-14 8,408.00 21,020.87 -

Level 15 (Mechanical) 1,401.33 2,628.73 2,046.63

Subtotal 105,538.86 _ 258,011.80 194,619.77

Total Residential area 363,550.67 sqft Total Commercial area 194,619.77 sqft
[omrcra 556,170.44 sa ft |

] ] ]
= S =
o o (=}
= = =
= 2 =2 NORTH-WEST QUADRANT OPTION 2
& i & SITE AREA
< <% =5 Total Site Area
© = o
< < < Total Gross Site Area 2.96 Acres 128,938.04 sq ft 11,078.64 m
Z Z z —
0.07 Acres 2,988.58_sqft 27766 m
Total Net Site Area 2.89 Acres 125,949.46 _sq ft 11,700.99 m
FLOOR SPACE RATIO (FSR)
Maximum FSR
Maximum Floor Area 550 709,159.22 sq ft 65,882.50 m
Proposed FSR
Proposed Floor Area 449 57847719 sqft 53,741.84 m
Amenity Interior req 488 _m 525283 sqft Provided ag8_m 525283 sqit
Amenity Exterior req 976_m 10,505.66_sq ft Provided 976_m 10,505.66_sq it
UNITS
Apartment Building NW 1 116 Units
Apartment Building NW 2 274 Units
Apartment Building NW 3 98 Units
Total Number of Units 288 Units
GFA CALCULATION SUMMARY
RESIDENTIAL (sq ft) ‘COMMERCIAL (sq ft) CEDAR COAST
NW 1 NW2 NW3 NW
Level 1 3,24153 3,024.63 3,000.00 69,928.78
Level 2 - - = - CEDAR LANGLEY
Level 3 8,408.00 21,020.87 - 22,406.04
Level 4 8,408.00 21,029.87 = = SULAATH ST,
Level 512 8,408.00 2102087  12,279.79 = VO ANGIET S
Level 13-14 8,408.00 2102987  12,279.79 - _—
Level 15 (Mechanical) 1,401.33 2,628.73 2,046.63 =
Subtotal 105,538 86 258,011.80 127,844 53 92,334 82 SITE DATA
Total Residential area 491,395.20 sq it Total Commercial area 92,334.82 sqft
[Fomicra 583,730.02 saft | 21580

NOT TO SCALE
20231219
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NE1 AP. BUILDING

..NE2AP. BUILDING
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SITE AREA

Total Site Area

Total Gross Site Area 2.54 Acres 110,858.71 sq ft 10,209.03 m

0.14 Acres 6,061.27 sqft 563.11 m

Total Net Site Area 241 Acres 104,797.44 sqft 973502 m

FLOOR SPACE RATIO (FSR)

Maximum FSR

Maximum Floor Area 550 609,722.91 sqft 56,644.64_m

Proposed FSR

Proposed Floor Area 430 476,454.91 sq it 2426374 m

Amenity Interior req 475 m 511290 sqft Provided 475 m 511290 sqit
Amenity Exterior req 950 _m 10,225.80_sq ft Provided 950 m 10,225.80 sq it
UNITS

Apartment Building NE 1 236 Units
Apartment Building NE 2 120 Units
Apartment Building NE 3 119 Units
Total Number of Units. 475 Units
GFA CALCULATION SUMMARY

RESIDENTIAL (sq ft) COMMERCIAL (sq ft)

NE1 NE2 NE3 NE

Level 1 2,645.13 2,443.39 3,047.91 51,758.01

Level2 = - = =

Level3 19,733.50 8,357.00 8,408.00

Level 4-14 17,794 67 8,357.00 8,408.00

Level 15 (Mechanical) 2,224.33 1,392.83 1,401.33

Subtotal 22034433 10412022 10534524 51,758.01

Total Residential area 429,809.80 sq it Total ial area 51,758.01 sq ft
[omrcra 481,567.81 saft |
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CALCULATION SUMMARY

SHASE SiEiNG GROUND FLOOR AREA SiGiETe GROSS FLOOR AREA BUILDING HEIGHT DWELLING GROSS SITE AREA DEDICATION NET SITE AREA PROPOSED FSR AREA FSR
(sam) (saft) (sqam) (saft) (m) (f) UNITS (sqm) (sa ft) (sqm) (sq ft) (sam) (sq ft) (sqm) (saft) (req. max. 5.5)
sw AP.SW 1 1,417.94 15,262.67 14 17,753.59  191,099.62 4572 150'0" 220
AP.SW2 1,386.24 14,921.54 14 18,921.98  203,676.24 4572 150'0" 225 7,076.14 76,167.53 69.35 746.47 7,006.79 75,421.06 36,230.57  389,985.87 5.12
SW TOTAL 2 2,804.18 30,184.21 £ 36,675.57 _ 394,775.85 - 2 445
- AP.SE 1 1,386.24 14,921.54 14 18,921.98  203,676.24 4572 150'0" 225 I nteg ra
AP. SE 2 1,417.94 15,262.67 14 17,753.59  191,099.62 4572 1500 220 7,112.41 76,558.00 103.38 1,112.80 7,009.03 75,445.20 36,230.57  389,985.87 5.09 ARCHITECTURE INC.
SE TOTAL = 2,804.18 30,184.21 - 36,675.57  394,775.85 = - 445
2330-200 Granville
w AP.NW 1 12 9,804.80 105,538.86 4572 150'0" 116 Vancouver, BC, V6C 184
AP.NW 2 6,682.35 71,928.78 12 23,969.88  258,011.80 4572 150'0" 274 www.integra-arch.com
OPTION 1 k ; : y 50
COMN oo inoeTEE  WEA IO 457 fendpel B 1197864  128,938.04 277.65 2,988.58 11,700.99 12594946 5146530  553,972.48 4.30 Tel o
NW OP1 TOTAL - 6,682.35 71,928.78 = 51,855.30  558,170.44 - s 390
AP_NW 1 12 9,804.80 105,538.86 45.72 150'0" 116
NW AP.NW 2 6,682 35 7102878 12 23969.88  258,011.80 4572 150'0" 274
OPTION 2 AP.NW 3 PR § 10 11,877.05  127,844.53 45.72 150'0" 98 11,97864  128,938.04 27765 2,988.58 11,700.99 12594946  53,741.84  578,477.19 4.49
COM. NW 2 8,578.11 92,334.82 4572 194" -
NW OP2 TOTAL - 6,682.35 71,928.78 - 54,220.84  583,730.02 - - 488
AP NE 1 12 2047049  220,344.33 4572 150'0" 236
e AP. NE 2 AT SR 12 9,673.00 104,120.22 4572 1500 120
AP. NE 3 12 9,786.81 105,345.24 45.72 150'0" 119 10,209.03  110,858.71 563.11 6,061.27 9,735.92 104,797.44 4426374  476,454.91 4.30
COM. NE 2 4,808.44 51,758.01 5.89 194" =
NE TOTAL = 4,808.44 51,758.01 - 44,738.74  481,567.81 = - 475
TOTAL OPTION 1 = 17,099.16___ 184,055.21 = 169,945.18__ 1,829,289.95 B s 1,755 36,466.21 __ 392,5622.28 1,013.48 10,909.12 35,452.73___ 381,613.16__ 168,190.18 _ 1,810,399.13 4.66
TOTAL OPTION 2 = 17,099.16___ 184,055.21 = 172,319.73__ 1,854,849.63 B B 1,853 36,466.21 __ 392,622.28 1,013.48 10,909.12 35,452.73___ 381,613.16 _ 170,466.73__ 1,834,903.84 4.73
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TOPOGRAPHIC PLAN OF LOT 375, PLAN 46221 AND LOT A, PLAN BCP35185;
BOTH OF DISTRICT LOT 36, GROUP 2, NEW WESTMINSTER DISTRICT
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